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This  submission  is  intended  to  supplement 
the  Schematic  Design  Submission  12-23-88 
It  contains  only  the  sections  relating  to 
Schematic  Design,  Perspective  Drawings, 
Model  Photographs,  Drawings,  and 
Preliminary  Area  Calculations  of  the 
Revised  Developer's  Alternative. 
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Revised  Schematic  Design  Introduction:  The  One  Lincoln  Street  Revised  Develop>er's 

Alternative  Schematic  Design  Submission  is  in  response  to  the  BRA's 
Scoping  Determination  dated  January  30, 1989,  which  requested  that 
Metropolitan/Columbia  Plaza  Venture  and  Jung/Brannen  Associates 
examine  the  impact  on  the  December  23, 1988  Kingston/Bedford 
Development  Plan  Schematic  Design  Submission  of  (1)  the  retention 
of  the  existing  building  at  88  Kingston  Street  and  (2)  a  building 
location  which  will  not  preclude  the  future  widening  of  Essex  Street 
to  five  lanes.   Both  of  these  criteria  affect  the  configuration  of  the 
project  site,  and  thereby  cause  the  following  changes  from  the 
previous  scheme:  (1)  the  Plaza  at  the  comer  of  Kingston  and  Essex 
Street  is  eliminated;  (2)  the  portion  of  the  site  south  of  the  Bedford 
Building  is  narrowed  in  the  north/south  direction,  causing  a  slight 
northward  shift  in  the  Tower  location;  (3>  the  Garage  area  is  reduced 
and  its  configuration  changed;  and  (4)  the  stepped  mass  on  the  west 
side  of  the  Tower  ("bustle")  is  eliminated.  Other  changes 
incorporated  into  the  design  of  the  Revised  Developer's  Alternative 
include  a  reduction  in  the  height  of  the  Low-Rise  building  from  nine 
to  seven  stories,  in  response  to  concerns  expressed  by  historical  groups; 
a  5'  widening  of  the  Tower  and  an  increase  in  the  number  of  Tower 
floors  within  the  same  building  height  (achieved  by  reducing  the 
floor-to-floor  height),  in  order  to  retain  as  much  of  the  allowed  FAR 
as  possible;  a  relocation  of  mid-block  entrances  on  both  Bedford  Street 
and  Essex  Street  to  enhance  the  circulation  through  the  main  internal 
street;  a  4-story  reduction  in  the  height  of  the  atrium;  and  the 
introduction  of  greater  ornamentation  and  articulation  into  the 
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Revised  Schematic  Design  facade  design,  encouraged  by  the  BRA.  As  in  the  previous  scheme, 

the  design  presented  herein  builds  on  the  July  1988  Challenge  Track 
submittal  and  constitutes  the  Developer's  response  to  environmental, 
design,  public  use  and  economic  considerations.  The  aim  is  to  achieve 
a  contextual  design  which  reflects  the  past  without  mirroring  and  yet 
expresses  the  building  in  contemporary  terms  as  one  that,  both 
aesthetically  and  functionally,  belongs  to  the  next  generation  of 
Boston  office  towers. 


Project  Description:  The  Revised  Alternative  design  concept  consists 
of  a  slender  37-story,  772,000  SF  office  building  at  the  southeastern 
portion  of  the  site,  connected  to  and  integral  with  a  7-story,  lOO'-O" 
high  180,000  SF  low-rise  building  on  the  Kingston/Bedford  parcel, 
which  is  stepped  back  from  the  street  above  the  fifth  floor.  The  base 
contains  office  space,  ground  floor  retail  spaces,  and  a  skylite  4  stories 
above  a  second-floor  atrium  accessible  from  a  main  interior  public 
street.  A  911-car  garage  serves  both  public  and  tenant  parking  needs 
on  five  below-grade  levels  under  the  entire  building  footprint 
(including  half  of  Columbia  Street),  with  ramps  on  Kingston  and 
Lincoln  Streets.  The  building  can  be  entered  at  the  Essex /Lincoln 
comer  (primary  Tower  entrance)  and  at  the  Kingston/Bedford  comer 
(primary  low-rise  building  entrance),  midblock  on  Kingston  and  Essex 
Streets  (entrances  into  the  interior  public  street,  which  is  aligned 
with  the  passage  through  99  Summer  Street),  into  a  pedestrian  retail 


One  Lincoln  Street 

(Kingston/Bedford  Development  Plan) 
Revised  Developer's  Alternative 


Revised  Schematic  Design  passage  mid-block  on  Lincoln  Street,  and  near  the  middle  of  the 

landscaped 

Columbia  Street  Plaza.   An  interior  5-bay  loading  dock  at  Mezzanine 
level  is  accessed  via  a  ramp  from  Kingston  Street,  and  provides  a 
direct  connection  to  the  Service  Elevators. 

The  floor  plate  size  varies  from  53,000+  SF  (FAR)  at  levels  3-7  to 
22,500  SF+  at  levels  8-23,  and  decreases  in  several  stages  to  13,500  SF 
at  the  top  of  the  Tower. 


Massing:    A  single,  narrow  stepped  towCT  - 130'  wide  on  Lincoln 
Street  and  215'  long  on  Essex  Street  -  rises  in  the  Southeast  portion  of 
the  site  above  a  5-story  base.  This  tower  adjoins  a  seemingly 
separate  7-story  masonry  building  centered  on  the  comer  of  Kingston 
and  Bedford  Streets,  with  a  fifth  floor  roof  plane  providing  a 
connection  between  them.  The  lower  building,  with  a  stepback  above 
the  fifth  floor,  relates  to  the  historic  warehouses  in  the  Commercial 
Palace  District.  The  placement  of  the  tower  ties  the  building  into  the 
Financial  district  to  the  northeast,as  the  slender  tower  mass  rises 
from  the  5-story  base  in  a  horizontally  and  vertically  stepping 
configuration. 
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Revised  Schematic  Design         Scale:    The  use  of  scale-giving  elements  in  the  facade  design  helps  to 

integrate  a  building  tower  of  great  height  into  the  fabric  of  the  area. 
Through  setbacks,  horizontal  stepping,  and  vertical  articulation,  the 
building  mass  is  broken  down  visually  to  the  greatest  extent  possible. 

Reflecting  the  height  of  the  historic  warehouses,  the  first  five 
stories  of  the  building  create  a  streetwall  of  similar  height  for  the 
pedestrian.   Along  Essex  Street,  the  articulation  and  rhythm  of  the 
building  base  elements,  the  emphasis  on  the  major  entrances,  and  the 
vertical  articulation  all  contribute  to  providing  variations  and 
interest  for  users  and  passers-by  at  street  level.  Above,  the  mid- 
portion  of  the  tower  makes  a  transition  from  the  solid  appearance  of 
precast  panels  with  punched  windows  to  a  less  solid  appearing  glass 
and  kynar-finished  curtain  wall  system,  its  overall  mass  broken  up 
through  a  series  of  corner  setbacks,  a  slimming  vertical  emphasis,  and 
the  change  in  material.  At  the  top  of  the  tower,  a  stepping  glass  top 
enclosing  mechanical  space  and  cooling  towers  helps  to  provide  a 
further  reduction  in  scale.   Finally,  the  overall  scale  is  minimized  by 
separating  the  project  visually  into  two  buildings.   This  is 
accomplished  by  cladding  the  7-story  building  in  red  brick  above  a 
1-story  granite  base  (in  contrast  to  the  5-story  grey  granite  base  of  the 
tower),  and  by  having  an  all-glass  connection  where  it  meets  the 
tower.  A  further  division  of  the  facade  along  Bedford  Street  and 
Kingston  Street  relates  its  scale  to  that  of  the  adjoining  Bedford 
building. 
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Revised  Schematic  Design  Building  Heights:     The  top  of  the  tower's  mechanical  and  elevator 

equipment  enclosure  is  508'  above  the  mean  grade  of  the  site.  The  roof 
of  the  last  occupied  floor  is  at  a  height  of  464'6".  These  heights  are 
the  same  as  those  of  the  prior  Schematic  Design  Submission. 

The  roof  of  the  7-story  building  is  at  a  httght  of  100-6"  above  the  site 
mean  grade;  all  floors  align  with  those  of  the  tower.  Only  a 
mechanical  and  elevator  penthouse  extends  15'  above  this  level.  The 
lowest  of  the  5  Garage  Levels  is  56'-6"  below  site  mean  grade. 


Materials:  The  material  mix  and  palette  proposed  for  the  project, 
partially  referenced  in  the  section  on  scale,  is  rich  both  in  quaHty  and 
color.  The  design  of  the  7-story  building  calls  for  red  granite  (with 
both  polished  and  thermal  finish)  at  street  level;  above  it,  red  brick 
walls  characteristic  of  Boston  will  surround  metal-clad  wood 
windows,  with  precast  headers  and  sills.  Cornices  will  be  of  a  light 
sand-textured  precast.  The  tower  cladding  begins  with  two  types  of 
grey  granite  (also  with  polished  and  thermal  finish)  for  the  5-story 
base  of  the  building,  then  changes  to  precast  panels  which  combine 
contrasting  exposed  grey  granite  aggregate  and  light  sand  blast 
textures.  Storefront  and  windows  are  of  painted  aluminum,  with 
kynar-finished  screens  and  panels  for  ornamentation.  Toward  the 
middle  of  the  tower,  a  less  solid  appearing  aluminum  curtain  wall 
system  of  vision  glass,  kynar-finished  panels,  and  special  ornamental 
metal  railings  is  introduced  at  each  comer,  and  extends  upward  with 
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Revised  Schematic  Design         increasing  ornamentation  to  form  the  entire  top  of  the  building.  A 

similar  glass  curtain  wall  system  is  used  to  create  a  visual  separation 
between  the  7-story  and  Tower  buildings.  In  the  4-story  atrium,  the 
interior  curtain  walls  echo  the  exterior  materials;  the  floor  is 
patterned  marble,  and  the  skylight  above  has  multiple  sections  of 
heat-reducing  patterned  glass.  Proposed  Lobby  finishes  on  walls  and 
floors  are  patterned  granite  for  the  Tower  and  patterned  marble  for 
the  7-story  building,  with  wood  ceilings.  Exterior  paving  on 
sidewalk  and  Plaza  areas  is  brick  with  granite  feature  strips. 


Public  Amenities:  The  emphasis  on  public  amenities  articulated  by 
the  development  guidelines  has  been  an  important  factor  in  the 
process  of  shaping  the  elements  of  the  project  into  a  cohesive  design. 
The  progression  of  ground  floor  lobbies,  passages,  and  public  spaces, 
retail-lined  wherever  possible  and  flowing  into  one  another,  is  the 
interior  response  to  the  design  challenge;  outside  of  the  building,  the 
Columbia  Street  plaza  enhances  public  access  to  the  project  and 
provides  some  public  outdoor  seating. 

A  4-story  atrium  extends  upward  from  the  second  floor  above  the 
central  public  space  alongside  the  Columbia  pedestrian  plaza.   A 
grand  stair  leads  to  the  atrium  floor.  A  skylight  brings  diffused 
daylight  to  the  interior  areas.   An  oriental  waterfall,  surrounded  by 
greenery  in  stepped  planters,  give  visual  articulation  to  the 
transition  between  levels.  A  Community  Exhibition  area  will  be 
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Revised  Schematic  Design         encouraged  in  the  development  of  the  atrium  public  area.  At  street 

level,  retail  shops  and  their  display  windows  line  the  interior 
corridors  and  provide  an  enclosed  protected  space  for  shopping. 


Circulation:  The  street  level  pedestrian  circulation  is  revised  to  link 
all  of  the  mandated  and  market-oriented  building  entrance  points  at 
the  perimeter  of  the  project  site:  (1)  on  the  side  and  (2)  at  the  end  of 
the  public  plaza  portion  of  a  converted  Columbia  Street,  (2)  mid- 
block  on  Bedford  Street,  as  an  extension  of  the  passage  through  99 
Summer  Street;  (3)  mid-block  on  Lincoln  Street,  as  a  continuation  of 
the  125  Summer  Street  arcade;  (4)  at  the  comer  of  Lincoln  and  Essex 
Streets,  for  those  coming  from  South  Station;  (5)  mid-block  on  Essex 
Street,  facing  Chinatown,  to  provide  access  for  the  residents  of  that 
community  to  the  main  interior  public  street  through  the  building; 
and  (7)  at  the  comer  of  Kingston  and  Bedford  Streets,  nearest  to  the 
Commercial  District  and  its  Red  and  Green  line  commuter  station  and 
bus  stops.  A  variety  of  interior  streets,  passages,  and  lobbies  -  each 
different  in  width,  height,  treatment,  and  spacial  experience  - 
provides  the  connection  between  these  entrances  and  adds  interest  to 
the  many  paths  which  can  be  taken  through  the  project.  The  second 
floor  atrium  can  be  reached  via  monumental  stairs  from  the  middle  of 
the  main  interior  public  street,  at  essentially  the  center  of  the  project. 

Vehicular  traffic  patterns  around  the  site  remain  the  same,  except 
that  a  drop  off  lane  is  provided  on  the  north  side  of  Essex  Street  as  an 
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Revised  Schematic  Design  interim  measure.  The  future  widening  of  Essex  Street  will  result  in 

two-way  traffic  for  the  project  block  and  will  facilitate  access  to  the 
garage  and  loading  dock  ramps  on  Kingston  Street.  This  two  lane 
wide  garage  ramp  is  the  major  means  of  access  to  and  egress  from  the 
underground  parking  facility;  a  second  single-lane  ramp  provides 
access  from  Lincoln  Street,  and  can  be  reversed  for  egress  during  the 
afternoon  peak  hours.  The  widening  of  Essex  Street  and  the  proposed 
ramp  locations  are  consistent  with  the  recommendations  of  a  BRA- 
sponsored  Garage  study  carried  out  in  May  1988.  The  widening  has 
long  been  sought  by  the  Chinese  Community  and  City  Traffic  planners 
and  is  a  mitigating  measure  for  traffic  in  the  project  area.  This 
applies  not  only  to  existing  traffic  conditions  (which  will  not  be 
materially  affected  by  the  completed  project  since  the  new 
underground  garage  essentially  replaces  existing  parking  facilities), 
but  also  to  those  which  will  result  from  proposed  Midtown  Cultural 
District  Development. 


Environmental  Issues:  The  revised  project  design  minimizes  the 
environmental  impact  of  wind  and  shadows,  and  slightly  reduces 
their  effect  in  comparison  with  the  previous  Developer's  scheme 
(Alternative  No.  6)  as  submitted  in  the  DEIR  dated  March  1989. 
Pedestrian  level  wind  tunnel  measurements  indicate  that  the  wind 
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Revised  Schematic  Design  speed  conditions  around  the  entire  perimeter  of  the  building  are 

within  BRA  guidelines.  By  recessing  the  entrance  doors  at  the 
Lincoln/Essex  corner,  a  protected  environment  is  created  for  those 
entering  or  leaving  the  Tower  there,  and  the  placement  of  other 
entrances  takes  advantage  of  favorable  wind  conditions.  In  general, 
the  net  increase  in  currently  existing  shadows  in  the  area  which 
results  from  the  project  is  small,  and  the  Tower  location  at  the 
southwest  portion  of  the  site  minimizes  the  amount  of  new  shadow  in 
comparison  to  other  Tower  locations. 
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Perspective  Drawing  of  South  Face  of  Project 
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Perspective  Drawing  of  Kingston/Bedford  Street  Comer 
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Model  Photograph  of  South  Face  of  Project 
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Model  Photograph  of  Kingston/Bedford  Street  Corner 
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Model  Photograph  of  Lincoln/Essex  Street  Corner 
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Detail  Photograph  of  Exterior  Facade 
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Detail  Photograph  of  Exterior  Facade 
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Detail  Photograph  of  Exterior  Facade 
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Preliminary  Area 
Calculations 


Gross 

Deductions 

F.A.R.  Area 

Total  Area 

1,062300 

110,974 

951,726 

Site  Area 

69,246  * 

F.A.R. 

13.74 

Note  1: 


K/B  to  acquire  parcels  A,B,B1,C,C1,D,F,  and  Fl. 


Assumptions:    a)  K/B  to  acquire  below  grade  easement  for 
garage  construction  on  parcels  Al  and  A2. 

b)  K/B  to  acquire  air  rights  only  over  B2. 

c)  Parcels  E  and  El  to  be  acquired  in  the  future 

by  City  of  Boston  for  Essex  Street  widening. 

*  Note  2:  Area  calculations  based  on  Survey  Engineers 

of  Boston,  a  division  of  Gunther 
Engineerings  Inc.,  drawing  no. 
#255.15L,  dated  22  Feb.  1989,  Rev.,  4  May  1989 


Site  Area  Calculations 


Parcel 


Correspond  to 
surveyed  areas 


Area 


A  • 

B^ 
Bli 
C[ 
Oil 
D- 
F 

n 


® 


27,482  sll 

19,896 

844 

7,972 

1,146 

7,018 

4,345 

543 


69,246  sf 


PARCEL    Al 
=  SUB    0 


PARCEL  ET 


PARCEL  Fl 

PARCELS    FtFI 

=    AREA   Q 


PARCEL    62 


One  Lincoln  Street 

Kingston/Bedford  Development  Plan 
Revised  Developer's  Alternative 


Preliminary  Area 
Calculations 


Gross 

Deductions 

F.A.R.  Area 

Total  Area 

1,062^00 

110,974 

951,726 

PDA  Area 

73,776  * 

F.A.R. 

12.90 

Assumptions:    a)  K/B  to  acquire  parcels  A,B,B1,C,C1,D,F,  and  Fl. 


b)  K/B  to  acquire  below  grade  easement  for 

garage  construction  on  parcels  Al  and  A2. 

c)  K/B  to  acquire  air  rights  only  over  B2. 

d)  Parcels  E  and  El  to  be  acquired  in  the  future 
by  City  of  Boston  for  Essex  Street  widening. 

Note  1:  PDA  area  includes  subsurface  easements  Al  &  A2 

and  air  right  area  B2. 

Note  2:  Area  calculations  based  on  Survey  Engineers 

of  Boston,  a  division  of  Gunther 
Engineering,  Inc.,  drawing  no. 
#255.15L,  dated  22  Feb.  1989,  Rev.,  4  May  1989 


PDA  Area  Calculations 


Parcel 


A  • 

B  [ 
Bll 
C  \ 
CI  I 
D' 
F  [ 
Fll 
Al< 
A2. 
B2 


Correspond  to 
surveyed  areas 


Area 


27,482  sf 
19,896 

844 
7,972 
1,146 
7,018 
4,345 

543 

395 
3,258 

877 


73,776  sf 


One  Lincoln  Street 

(Kingston/Bedford  Development  Plan) 
Revised  Developer's  Alternative 


Preliminary  Building  Area  Calculations  (1  June  198^) 


FLOOR 

TOWER 

LOW-RJSE 

TOTALS                                             1 

GROSS 

FAR 

GROSS 

FAR 

GROSS 

FAR 

NO. 

AREA  (1) 

DEDUCTIONS 

AREA 

AREA 

DEDUCTIONS 

AREA 

AREA 

DEDUCTIONS 

AREA 

39  MECH 

3300 

3,300 

0 

3300 

3300 

0 

38MECH 

10,700 

10,700 

0 

10,7I» 

10,700 

0 

37 

15300 

1,985 

13315 

15300 

1,985 

13315 

36 

15300 

1,985 

13315 

15300 

1,985 

13315 

35 

19,000 

1,985 

17,015 

19,000 

1,985 

17,015 

34 

19,000 

1,985 

17,015 

19,000 

1,985 

17,015 

33 

19,100 

1,985 

17,115 

19,100 

1,985 

17,115 

32 

19,100 

1,985 

17,115 

19,100 

1,985 

17,115 

31 

19,100 

1,985 

17,115 

19,100 

1,985 

17,115 

30 

20,700 

1,985 

18,715 

20,700 

1,985 

18,715 

29 

20,700 

1,985 

18,715 

20,700 

1,985 

18,715 

28 

20,900 

1,985 

18,915 

20,900 

1,985 

18,915 

27 

20,900 

1,985 

18,915 

20,900 

1,985 

18,915 

26 

20,900 

1,985 

18,915 

20,900 

1,985 

18,915 

25 

20,900 

2,731 

18,169 

20,900 

2,731 

18,169 

24 

20,900 

2,524 

18376 

20,900 

2324 

18376 

23 

23300 

2,514 

21,286 

23,800 

2314 

21,286 

22 

23300 

2,514 

21,286 

23300 

2314 

21,286 

21 

24,900 

2,514 

22386 

24,900 

2314 

22386 

20 

24,900 

2314 

22386 

24,900 

2314 

22386 

19 

24,900 

2,514 

22386 

24,900 

2314 

22386 

18 

24,900 

2,514 

22386 

24,900 

2314 

22386 

17 

24,900 

2314 

22386 

24,900 

2314 

22386 

16 

24,900 

2,514 

22386 

24,900 

2314 

22386 

15 

24,900 

2,517 

22383 

24,900 

2317 

22383 

14 

24,900 

3,207 

21,693 

24,900 

3,207 

21,693 

13 

24,900 

3,650 

21,250 

24,900 

3,650 

21,250 

12 

24,900 

3,650 

21,250 

24,900 

3,650 

21,250 

11 

24,900 

3,650 

21,250 

24,900 

3,650 

21,250 

10 

24,900 

3,650 

21,250 

24,900 

3,650 

21,250 

9 

24,900 

3,650 

21,250 

24,900 

3,650 

21,250 

8 

24,900 

3,650 

21,250 

1300 

1300 

0 

26,700 

5,450 

21,250 

7 

24,900 

3,650 

21,250 

24300 

1,678 

22,622 

4930 

5328 

43372 

6 

25,100 

3,650 

21,450 

24,800 

1,678 

23,122 

49,900 

5328 

44372 

5 

29300 

3,650 

25350 

27,800 

1,678 

26,122 

57300 

5328 

51,972 

4 

30,200 

3,650 

26350 

28,100 

1,678 

26,422 

58300 

5328 

52,972 

3 

30,900 

3,650 

27250 

28,100 

1,678 

26,422 

59,000 

5328 

53,672 

2 

25,100 

3,990 

21,110 

26,700 

1,678 

25,022 

51,800 

5,668 

46,132 

MEZZ. 

9,000 

374 

8,626 

8,400 

36 

8364 

17,400 

410 

16,990 

1 

29,600 

1,197 

28,403 

21,800 

248 

21,552 

51,400 

1,445 

49,955 

TOTAL 

886,700 

114,622 

772,078 

191300 

12,152 

179,648 

1,078300 

126,774 

951,726 

NOTES: 


1.)      Gross  area  excludes  below-grade  floors. 


2.)       Deductions  include  mechanical  shafts,  (smoke  exhaust,  stair  pressurization), 
emergency  electncal  risers  and  closets,  elevator  shafts,  overrides  and  machine 
rooms,  tenant  floor  fan  rooms,  vestibules  and  electric  rooms. 


'^098    i;i,s 


PROPERTY  OF  BRA  LIBRARY 


""^o^muBm 


PROPERTY  OF  BRA  LIBRARY 


\ 


PROPEHTf 


OFBR/i 


BOSTON  PUBLIC  LIBRARY 


3  9999  06315  850  3 


